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1.1 Background of the Study
The world is steadily becoming urban, as people move to cities and towns in search of employment, educational opportunities and higher standards of living (UNCHS, 1996). Some are displaced from rural lands that, for a plethora of reasons cannot support them. It has been observed that urbanisation usually accompanies social and economic development, but when it happens rapidly it overstrains capacity of local and national governments to provide even the most basic services such as shelter, potable water and sanitation. According to the UN report on State of Worlds Cities 2006/7, it is predicted that urban areas will absorb a larger population (95 per cent of urban growth) in two decades after 2007.

The shortage of decent housing in sub-Saharan Africa’s burgeoning cities and towns, particularly for low and moderate-income families, is already acute and growing worse day by day (International Housing Coalition, 2008). With urban growth rates of 5% per annum, it is estimated that by 2030, Africa’s cities and towns will have to accommodate more than 300 million new residents. A reasonable estimate is that at least 7,000 units per day or 290 units per hour will be required throughout the region to eliminate the current housing deficits and provide for new urban dwellers (International Housing Coalition, 2009). 

However, only a small fraction of this amount is actually being produced. Unless a quantum increase in the production of housing is achieved, cities already unable to cope with the dramatic levels of urbanization will be completely overrun with informal settlements and slums. Currently 74% of Zambia‟s urban population lives in slums; in Nigeria, 80%; in Sudan, 85.7%; in Tanzania 92.1%; in Uganda, 93%; and in Ethiopia a staggering 99.4% (Republic of Uganda, 2007).

Tanzania, like other African countries, suffers from a severe shortage of good quality housing. The shortage is growing every year, compounded by the lack of long-term housing finance, the lack of a formal residential housing construction sector, difficulties with land rights and rapid population growth and urbanization. Developing access to housing finance will help improve affordability and construction standards, and encourage the private sector to take a greater role in the provision of housing. The project includes the development of mortgage and housing-microfinance instruments in an effort to cater for different segments of the income distribution.

The passing of the Mortgage Finance (Special Provisions) Act, 2008 has created a lot of momentum in government for the development of housing finance. In addition, the enactment of Unit Titles Act, No. 17 of 2008, has significantly improved the prospects for mass housing production and the demand for mortgages. Many of the banks in Tanzania are in the process of developing a strategy for mortgage lending. The current impetus for the project has come from both the private sector, which needs long-term funding, but also from the government and Bank of Tanzania who want to see increased investment into housing resulting from the new mortgage law. However, long term financing for housing remains scarce at present, in part because lenders do not have reliable access to sources of long term finance.
The Tanzanian housing sector’s fast-growing demand is mainly driven by the fast-growing Tanzanian population which is estimates to be 53.47 million and that is expected to more than double by 2050 while increasing its growing rate from the current 1.56 million per year to 2.98 million per year in 2025 according to the United Nations (UN). Tanzania has a predominantly rural population with only 31% of the population urbanized, but the country’s rapid urbanization rate estimated at 5.39% in the period 2013/2014 and above the average of 3.9% for African cities in the last decade, constitutes the main factor driving development of the real estate sector in the country mostly focused on the commercial capital Dar es Salaam.

On other major urban centers such as Mwanza, Arusha and Mbeya, due to growth in agriculture, mining and tourism sectors. In addition, Tanzania counts with one of the youngest population in the world with an average age of 17.3 years which is expected to increase to 22.2 years by 2050 and that represents a high potential growth for Tanzania’s real estate sector as this segment of the population is the largest borrowers in the country. The focus of this study was to examine the impact of real estate developers on housing growth in Tanzania: a case of national Housing Corporation. This chapter one presented the background of the study, problem statement, and aim of the study, objectives of the study, research questions, and significance of the study, scope of the study. 

1.2 Statement of the Problem
Despite the enormous demand for houses in Tanzania, which is in a tune of three million and growing at a rate of 200,000 units per annum, NHC has not been able to undertake mass housing schemes due to lack of conducive funding environment. The changing funding environment coupled with housing shortage is now enable NHC to undertake massive construction of houses. 

Real Estate Development is supposed to facilitate housing delivery for the various categories of people. However, the establishment of real estate has influenced changes in land values, which has not positively impacted on some sections of the community especially the low-income earners who cannot afford to meet the market values of either a serviced plot or shell house in these estates. This makes the delivery and accessibility to land very difficult for the majority of the people. In an attempt to acquire big chunks of land, real estate developers entice land owners to sell them big pieces of land. This deprives the sellers of owning the land and in most cases not sharing the established services. On acquiring the land, Businge (2007) noted that real estate developers sub-divide it into small plots (usually 50 x 100feet) and sell it at high prices to average income earners. 

Besides, it is not clear if the development pattern of these estates conforms to basic land use planning requirements on different land tenure systems including provision of social services. It has been reported by Lwasa (2004) that some estate developers do not follow physical planning guidelines which negatively impacts on the people who acquire property in the housing estates and the general development of these areas.

1.3 Research Objective 
1.3.1 General Objective 
The main purpose of this study was to examine the impact of real estate developers on housing growth in Tanzania: a case of National Housing Corporation. 
1.3.2 Specific Objectives 
i.	To examine the relationship between Real Estate Development and physical planning guidelines 
ii.	To identify factors for real estate development on housing growth in Tanzania 
iii.	To analyze impact of Real Estate Development on housing growth in Tanzania

1.4 Research Questions 
Based on above objectives, the following are the research questions:
i.	What are the relationship between Real Estate Development and physical planning guidelines? 
ii.	What are the factors for real estate development on housing growth in Tanzania? 
iii.	Is there any impact of Real Estate Development on housing growth in Tanzania?

 1.5 Scope of the Study
The study focused on the impact of real estate developers on housing growth in Tanzania: a case of national Housing Corporation. Future researchers should do more research on the other nations in the world apart from those in Tanzania. 

1.6 Significance of the Study
The research findings are expected to contribute to the Ministry of land and Housing in Tanzania particularly in urban area, in solving some of the problems caused by real estate developers on housing growth in Tanzania. Furthermore, the study findings are expected to assist National Housing Corporation in their endeavour of improving the performance. It is expected that findings will help management in their choice of appropriate strategies/methods of real estate developers on housing growth in Tanzania. It will also assist them in finding solutions to these problems. The discussions and results from the study would assist the government to structure critical analysis of the programs in a manner which will deliver a positive impact on the real estate developers on housing growth in Tanzania. 

1.7 Operational Definitions of Key Terms
In this study the following were key terms hence operationalised to suit the need for this study: 

1.7.1 Real Estate
Real estate is property comprised of land and the buildings on it as well as the natural resources of the land including uncultivated flora and fauna, farmed crops and livestock, water and minerals. Although media often refers to the real estate (​http:​/​​/​www.investopedia.com​/​terms​/​e​/​estate.asp​) market from the perspective of residential living, real estate can be grouped into three broad categories based on its use: residential, commercial and industrial (Oxford English Dictionary 2011)

Real estate connotes land and other immoveable objects attached to land (Megarr 2011). Real property also refers to the interests, benefits and inherent right in the ownership of the physical land. However, for the purpose of this study real estate or property means land and buildings, which are categorized into different types according to the various uses to which they are being put and for which they are designed. These uses include residential, commercial, industrial, agricultural, recreational etc.

1.7.2 Housing 
Housing generally refers to the social problem (​https:​/​​/​en.wikipedia.org​/​wiki​/​Social_issue" \o "Social issue​) of ensuring that members of society have a home (​https:​/​​/​en.wikipedia.org​/​wiki​/​Home" \o "Home​) in which to live, whether this is a house (​https:​/​​/​en.wikipedia.org​/​wiki​/​House" \o "House​), or some other kind of dwelling (​https:​/​​/​en.wikipedia.org​/​wiki​/​Dwelling" \o "Dwelling​), lodging (​https:​/​​/​en.wikipedia.org​/​wiki​/​Lodging" \o "Lodging​), or shelter (​https:​/​​/​en.wikipedia.org​/​wiki​/​Shelter_%28building%29" \o "Shelter (building)​). Many governments have an administrative section that deals with housing, such as the National Housing Corporation (Gwendolyn Wright, 1983).

1.7.3 Land
Land is any part of the earth's surface not covered by a body of water; the part of the earth's surface occupied by continents and islands. in other word The word “land” includes not only the soil, but everything attached to it, whether attached by the course of nature, as trees, herbage, and water, or by the hand of man, as buildings and fences (Black's Law Dictionary 1987).

1.7.4 Development 
Development on the other hand is the process of carrying out works involving a change in the physical use or in the intensity of an existing use of land or buildings (Balchin P, 1988). The term ‘development’ as defined in section 2(1) of the Nigerian Town and Country Planning ordinance of 1948, states that “development in relation to any land includes any building or rebuilding operation and any use of land or any building thereon for a purpose which is different from the purpose for which the land or building was previously being used” (Ogedengbe and Adesopo Ogedengbe PS,  2003)  pointed out that among the Architects, Planners, Engineers and Surveyors, the word development generally means “the process of carrying out construction involving a change in the intensity of the use of land or with a re-establishment ranging from the humble addition of a bedroom or a garage to a private house or the ambitious re-development of a city centre.

1.8 Organization of the Study 









2.0 LITERATURE REVIEW 
2.1 Theoretical Perspectives
In this part the researcher explains the issue of theoretical perspective of the study. A theoretical perspective is a set of assumptions about reality that underlies the questions we ask and the kinds of answers we arrive at as a result.

2.1.1 Theory of Substitution
The principle of substitution is essentially a method for determining the relative value of a property. The theory is that the value of a property can be estimated by summing the land value and the depreciated value of any improvements.

2.1.2 The Decision Theory
The decision theory shows that decision theory is very much relevant in real estate development decisions because by assessing the risks, complexities and uncertainties associated with real estate development, the decision maker is better placed to make a more informed and “better” decision. it was recommended that real estate appraisers should familiarize themselves with the various relevant decision models appropriate for real estate development decision-making. The implementation of this work help them to better serve their clients by making better decisions on viable real estate developmental projects. The field of decision theory and its companion methodology of decision analysis come to play in the real estate sector by giving a glimpse of the merits of making viable decisions with respect to real estate investments.
2.2 Empirical Studies
Very little research exists about the reading of the impact of real estate developers on housing growth in Tanzania. According to Lwasa (2004), land-markets are strong determinants of the outward movement of Kampala City; land rents being closely related to development densities. In Kampala the intensification of land markets has recently influenced the rapid expansion of the city to the periphery. Peri-urban areas of Kampala have undergone environmental and social changes caused by the extension of urban uses into rural landscapes. 

These areas have characteristics of spontaneous developments, reliance on largely 'rural based' livelihoods and activated land markets that are converting environmentally sensitive areas to urban uses as well as emergence of social safety nets that connect peri-urban people with both people in rural areas and the core urban areas. Through land speculation, land markets have significantly contributed to the environmental and social changes in Kampala. The environmental costs of land speculation especially in peri-urban areas of Kampala are far-reaching.

Real estate is a significant investment asset class, a major contributor to economic worth and forms a significant and growing part of cross border direct investment. Hence, it is in the interest of national governments, the valuation profession and the public that the pricing of real estate is carried out reliably, consistently and transparently. Indeed, lack of knowledge of value may represent a barrier to entering investment markets and ultimately the free flow of capital. Consequently, real estate value may be impaired rather than enhanced (Downie, 1995). 
From an economic perspective, value is defined as the price that will be paid for the highest and best use of real estate which, in an unfettered market, is determined by the forces of demand and supply. However, under normal market conditions the price paid for real property in a fettered market will be influenced either positively or negatively by planning policy. In these circumstances, economic value will be interpreted as the highest and best use as adjusted for the permitted use to which the site or property can be put (Harvey and Jowsey, 2004). Gaddy and Hart (1993) reflect that real estate value is created, changed and destroyed by the interaction of four forces: physical, political, economic and social. 

Physical includes factors such as climate, topography, availability of water and water quality. The political externalities that affect property value include controls over money and credit, government insured or guaranteed loan schemes, health and safety codes, building regulations, rent controls and tax burdens. Economic factors include availability of employment, wage and salary levels, the economic base and diversification. Social externalities include demographics and life-style changes.

Martin (1995) place emphasis on a narrower group of factors including physical real estate, property rights, bundle of rights and financial components as factors that provide value to real estate. In order to facilitate the analysis of value components, many definitions have been developed. However, the meaning and definition of value has long been a source of controversy reflecting the continually evolving nature of the valuation process (Appraisal Institute, 1996). A lack of common agreement among valuers and investment analysts/practitioners exists as to the precise meaning of terms stemming from the abstract nature of concepts and definitions (Baum et al., 1997). As Stern (1985) observed there was political will by the government to produce affordable housing for the low income people, but this resolve was not matched with the requisite financial capacity. The Government was concerned at the time that low-income households were already paying too high rents for their housing while government and parastatal employees, staying in government, parastatal and NHC housing, were being exempted from provisions of the Rent Restriction Act. The government therefore introduced a different mode of charging rent. House rents were to be charged according to one’s salaries and that public officers occupying public housing had to pay rent effectively from 1973.

Real Estate Development is a multifaceted process where activities range from the regeneration of Brownfield sites to the purchase of raw land to the renovation of existing buildings and to the sale of serviced sites for others to develop. Each of these development actions involves the creation of value by converting a potential opportunity into real estate product with long term investment opportunities. At a given point, every site has a highest and best use that will maximise its value (Peiser, 2003). However, it is in the measurement of value creation/destruction in secondary markets that most problems emerge. 

Adams et al. (1985) considered the shortcomings of valuation practice in failing to recognize value shifts in regeneration areas in inner Manchester where over-reliance on comparable evidence meant that the price of regeneration land retained historical values even in the wake of decreasing demand for land: a problem that has characterized regeneration within the UK (Adair et al., 1998). This has led to the valuation profession being blamed for inconsistencies and failure to reflect the risk and uncertainty associated with projects initiated on regeneration land (Syms, 1996). In situations where land is contaminated, the approach of highest and best use net of the lowest amelioration costs may not be sufficient in ascertaining the true value of the land given the potential stigma effects. The destruction value therefore depends on a number of remedial factors such as government policies on the treatment of negative effects, the attitudes of potential occupiers and investors towards any long-term liabilities and the availability of recourse to financial incentives to address the externalities (Syms, 1996). 

2.2.1 Overview of Planning Practice in Tanzania 
Spatial/planning in Tanzania is a statutory function practiced in accordance to the Town and Country Planning Ordinance (Cap 378) of 1956, revised in 1961 and recently reviewed to give way to two legislations including Urban Planning and Land Use Planning. The main guiding policy in this endeavor is the National Human Settlements Development Policy of 2000. This provides legal responsibility for preparing general plans as well as detailed plans in advance of development. 

2.2.1.1 General Planning Schemes 
The first General Planning Scheme in Tanzania was prepared by Sir Alexander Gibbs and Partners for Dar es Salaam in 1948. This was followed by a similar one for Mtwara urban centre during the same time and in 1968 a General planning scheme (Master Plan) for Dar es Salaam was prepared by a Canadian Consultant firm, Project Planning Associates Ltd. Over the years General planning schemes in Tanzania have variably been referred to as General schemes (1940’s to 1950’s), Master Plans and Interim Land Use Plans (1960’s to 1990’s) and Strategic Urban Development Plans SUDPs (1990’s to 2006). 

Between 1970 and mid-1990s, the Ministry of Lands had facilitated preparation of 15 regional towns’ master plans and about half of the district towns’ headquarters Interim land use plans. At the moment, most of these plans are outdated. Criticisms that have been raised against master planning approach include master plans being viewed as a prerogative of the government with little involvement of other government departments, private sector and popular sector (Community Based Organisations (CBOs) and Non-Governmental Organisations (NGOs)), who are also responsible for implementing these plans. Master plans have also been criticised for being mainly concerned with desired – end state rather than the process of achieving it. 

From mid 1990s, Strategic Urban Development Plans (SUDPs) were introduced with a pilot project in Dar es Salaam under the Sustainable Dar es Salaam Project (SDP). The preparation process was anchored on Environmental Planning and Management (EPM). The hallmark of this approach was its emphasis on the use of broad based sectors and stakeholder participation in the planning and implementation processes. It is imperative to note that the EPM approach was also enshrined in the National Human Settlements Development Policy (NHSDP), 2000. There was however no Cabinet Paper prepared or discussed to support its approval and adoption by the Government. 

Other cities/municipalities which have used this approach include Mwanza, Moshi, Iringa, Mbeya, Morogoro, Tanga and Arusha. Between 1998 and 2006, the Ministry of Lands in collaboration with respective Local Government Authorities prepared SUDPs for Shinyanga, Karatu, Makambako, Songea, Vwawa, Tunduma, Kibaha and Lushoto. Despite the many advantages of SUDPs over Master plans many inherent shortfalls and weaknesses have been observed. These include delay in the completion of SUDPs preparation (e.g. for Dar es Salaam it has taken more than seven years), dependence on external organisations and funding, thereby limiting true bottom-up participatory approaches and the lack of long-term vision of the City/Municipal/Town spatial structure, which is the mainstay of general planning schemes. 

2.2.2 Towards Human Settlement Development Policy
As far back as in 1980, debates on the need for a National Housing Policy were in place. According to Rulegura 9, two annual conferences of the Ministry of Lands, Housing and Urban Development held in 1977 (Mbeya) and 1979 (Mwanza) had made a strong case for a Policy on Housing. In his official opening address to a Conference on ‘Towards National Housing Policy in Tanzania’, Hon Rulegura, in 1980, identified six major achievements that had been made in Tanzania in the Housing sector during the first two decades after independence: i) NHC had by 1980 built 13,636 units, undertook slum clearance and redevelopment in a few towns ii) Registrar of Buildings had constructed 400 units between 1971 to mid-1980 iii) World Bank assisted Sites and Service Scheme in 1974-80 benefited 315,000 people iv) THB had advanced credit for rural housing in 27 villages, v) Government had launched Campaign for Better Housing (‘Nyumba Bora’), vi) Setting up of the National Housing and Building Research unit (BRU) in 1969 charged with researching on use of local building materials, improving traditional designs of housing and review of Building Regulations towards reasonable and attainable standards. 

The major challenges facing the government during the 1980s were seen in the light of established laws and regulations. It was particularly felt that there was a need to review national Building Regulations which dated back to 1934 with some revisions in 1954. Most of the laws and regulations governing housing provision and construction were old and largely inherited from the British Imperial Majesty past. The debate on laws and regulations led to the first draft of the National Building Regulations by the Building Research Unit in 1975. This draft was however never adopted. In 1985 and 2001, the draft was reviewed but became a Housing Decay and Maintenance- the Case of Public Housing in Tanzania heavily contested document between the Ministry of Lands and Human Settlement Development and the Ministry of Works, with the latter being represented by the Architects, Quantity Surveyors Registration Board (AQSRB) which considered itself more qualified to prepare the Draft Building Regulations (interviews with DG-NHBRA, October 2007).

Housing Policy as an important instrument to guide housing quality and provision was slowly evolving. Year 1980 was a milestone in Tanzania. This was the year when the Centre for Housing Studies at the then Ardhi Institute and the Building Research Unit launched a major research work on housing policy. Kulaba Satiel, then director of the CHS, was at the forefront with support of the Dutch Government and UN Centre for Human Settlement. In a conference on Housing Policy in Tanzania, Carlson Eric10(1980) argued that any meaningful housing policy should take on board not only the basic and non-basic material needs but also the non- material needs such as attending to psychological, cultural and social aspirations:
“…should not aim at just quantity of units added, but means for building homes, neighbourhoods and their actual construction and maintenance…” (CHS, 1981).

During the coming years, the CHS continued to play a key role in spearheading debates on the theme of housing, planning and building in Tanzania. But none of the 1980s housing debates materialised in a policy document until 2000 when the Human Settlement Policy (HSP) was formulated. The 2000 HSP covered 10 broad target areas all within the enabling strategies, recognizing the potential role for the private sector in the housing production system while the government facilitates all the other actors in the process. The main goals of the policy were to ensure: 
“…adequate and affordable shelter to people of all income groups, and sustainable human settlements…” (URT, 2000).

The HSP of 2000 was hardly implemented. The government did not set aside the 10% of the national budget as the Policy had indicated. A number of scholars did not agree with several of the policy statements. Kironde (2006) criticized the policy for not being able to distinguish between housing matters and human settlement matters. For years, housing was treated as a section within urban land use planning and development. Kironde further argued that housing provisions in the Policy remain on paper only as the Government’s major concern was on land issues especially availability of planned land for urban development and dealing with informal settlements. He contends Housing Decay and Maintenance- the Case of Public Housing in Tanzania “…therefore issues related to housing as a product and how it is to be produced and consumed received little attention….indeed, while housing is an important element in poverty alleviation, it hardly features in the country’s poverty reduction strategy papers…”

Kironde, 2006 Saugeres (2000) raises the question whether housing management should adopt a purely property management role or a more welfare-oriented role. There has been a split of opinion along the lines suggested by Saugeress. Power (1988, 1996, and 1997) has relentlessly argued that housing management had relegated itself to management of properties rather than people. She has advocated decentralized forms of housing management and widening the scope of housing management to include enforcing moral codes and standards of behaviour which she argued would go a long way to protecting the physical form of housing and other tenants. The different interpretations on housing management are a result of overlooking housing management outside the social and political context into which it functions. What one group perceives to be the reality can be the dominant paradigm and thus the domain through which a definition of a concept is derived. Clapham´s view on housing management reinforces this view in which claims by the different actors will ultimately be negotiated and that those of key actors are likely to influence the outcome (Jacobs et al, 2000).

Public housing sector reforms that have characterized the world economy from mid 1980s have compelled public landlords’ organizations to adopt market-oriented approaches towards their investment in housing (Gruis et al, 2004). Policy changes in the housing sector focus on adoption of financial self-sufficiency, risk management and commercialization of the housing management functions. There is a growing literature addressing these policy frameworks under the theme of ‘Strategic Housing Management’. This approach in housing management takes the housing management functions beyond the mundane levels and in a great way fuses together the management of the physical objects in housing with the social environment. Miles et al (1996) has identified three levels of management activities in the social housing model, the short-term (day-to-day) activity which is basically operational level of management, the medium and long-term management policies that are usually formulated at strategic levels within the organization. The medium-term activities relate to strategic decisions on the continued wisdom of holding on the housing estate while the long-term plan activities is decision on the future of the organization’s investment as summed up in Figure 2.1.

2.3 Conceptual Framework 
Orodho (2005) defines a conceptual framework as a model of presentation of relationship between variables in the study shown graphically or diagrammatically. The figure 2.1. This study was conceptualized against the examine the impact of real estate developers on housing growth in Tanzania: a case of National Housing Corporation. Real Estate Development is a new concept in Tanzania, and this is mainly carried out by the National Housing Corporation on part of the government. In this case, these different organizations (public led and private) buy off big chunks of land, which is later subdivided to provide serviced plots and even already constructed houses, which are sold to the public.

These housing estates are serviced with all the necessary social services that may be required in any neighbourhood which include, water, roads, electricity, some green spaces for aesthetic values and well demarcated and surveyed plots and boundaries. The provided social services enhance the value of the existing land through a betterment value to access all the provided services, hence increasing the cost of land as well as its value. Figure 2.1 shows the impact of real estate developers on housing growth in Tanzania: a case of national Housing Corporation. 

Independent Variables	                                                                 Dependent Variables
REAL ESTATE DEVELOPMENTFacilitates social service Provision i.e. water, roads, Power, enhances land use Land transaction costs		HOUSING GROWTH IN TANZANIAPhysical planning (Orderliness and aesthetic)Betterment value addedLand tenure (Different systems favour estate development differently)
Figure 2.1: A conceptual Model 
Source: Conceptual frame work 2016


2.4 Research Gap Identified 







Research design involves a discussion of when, where, how and why the research is going to be started and accomplished (Enon, 1998). The case study research design was been used during this study.  The case study approach is applicable where the researcher gets an opportunity to study the problem in depth within a limited timescale (Bell, 1997). The case study design was given the researcher room to concentrate specifically at National Housing Corporation and identify the various interactive processes at work. 

Descriptive research was involved in gathering data that described events and then organized, tabulated, depicted, and described the data collected (Glass and Hopkins, 1984). Descriptive research often uses visual aids such as graphs and charts to aid the reader in understanding the data distribution. Because the human mind cannot extract the full import of a large mass of raw data, descriptive statistics are very important in reducing the data to manageable form. When in-depth, narrative descriptions of small numbers of cases are involved, the research uses description as a tool to organize data into patterns that emerge during the analysis. Those patterns aid the mind in comprehending a qualitative study and its implications.

Descriptive survey design has been deemed most appropriate for this study (Easterby-Smith, Thorpe and Lowe, 2004). This was due to the large sample size of 160 respondents and for the fact that descriptive survey is most appropriate when a lot of information is needed from quite a large sample of respondents as advocated by Fraenkel and Wallen, (1993). The descriptive survey was being potential in the provision of a more accurate and meaningful picture of events, and sought to explain people’s perceptions and behaviors on the basis of data gathered at a particular time. 

3.2 Research Approach
This study employed both qualitative and quantitative approaches in carrying out the study. Qualitative approach was used so as to allow the researcher to gain a deeper and clearer understanding of the respondents’ knowledge, feelings and experience concerning the impact of real estate developers on housing growth in Tanzania. According to Kombo and Tromp (2006), qualitative research uses the natural setting. Therefore, qualitative approach was adapted particularly to respondents, especially those who was able to speak was been interviewed. A supplying questionnaire was being proper method in data collection from because they were able to answer the questions in writings 

However the study also used the quantitative method for other respondents (leaders) who were given questionnaires to fill in. The prevalent use of quantitative data is to focus inquiry on a discrete set of variables to test specific research question. The qualitative data was opened the study through presenting the large, interconnected complexities of a situation. The researcher developed quantitative measures from a qualitative data because measures are not currently available, existing measures do not represent populations being studied and the topic was not explored much by others. 
3.3 Target Population
Population refers to the larger group from which sample is taken (Kombo and Tromp, 2006). The target population for this particular study comprised 150 of respondents among staffs of National Housing Corporation, and staffs from Ministry of Land and Housing surrounding Dar es Salaam. Their involvement in this study was based on the fact that they were expected to provide data in terms of their experience and views on matters regarding real estate developers on housing growth in Tanzania.

3.4 Sample and Sampling Techniques
3.4.1 Sample Size		
Sample can be defined as a set of respondents (if a study deals with people as for the case of this study) selected from a larger population for the purpose of a survey (Kombo and Tromp, 2006). This study conducted within Dar es Salaam, and sample size were 150 respondents.

3.4.2 Sampling Techniques
The sample for this study was been drawn from the population through purposive and simple random sampling technique.

3.5 Data Collection Techniques 
Data collection techniques/methods are tools for data collection including interviews, Focus Group Discussion (FGD), documentary review and questionnaire (Patton, 2001 and Creswell, 2005). The researcher employed triangulation method for the present study. 
3.5.1 Documentary Reviews
Documents are one of the secondary sources of data from which a researcher can get information about the phenomena.  

3.5.2 Questionnaires
A questionnaire consists of a number of questions were been written in a definite order on a form filled by respondents of their own (Creswell, 2005).  As an instrument of data collection, questionnaire has several merits including being free from the bias of the interviewer because answers are in respondents’ own word; respondents have adequate time to give well thought out answers, more over it cost low even if the universe is large so that large sample can be made and the result can be made more dependable and reliable. However, questionnaire have the following demerits: it can be used only when respondents are educated, the control over questionnaire may be lost once it is sent also this method is likely to be the slowest of all (Patton, 2001). This study therefore, employs questionnaires with both open-ended and closed questions. The researcher was administered the questionnaires to the respondents, for objectives about challenges and strategies and ways to overcome the impact of real estate developers on housing growth in Tanzania 

3.5.3 Interview
Interviews are questions asked orally with a purpose of providing in-depth information and are flexible-freedom for participants to express their views (Kombo and Tromp, 2006). The merits of this method are that it is considerably flexible; it enables the researcher to probe a deeper understanding of the interviewee’s experiences, feelings and perspectives (Paton, 2001). Also, sample has been controlled more effectively as well as supplementary information was been obtained. However, interview method is limited in that it is expensive especially when large and widely spread geographical sample is taken; the method is relatively more time consuming not only that but certain respondents such as important officials may not be easily approached under this method (Kombo and Tromp, 2006). Semi-structured interview schedules thus were administered to the respondents. The limitation might face by researcher were staffs of Ministry who might hesitated to give answers.   

3.5.4 Observations
Observational technique was involved direct observation of phenomena in their natural settings. The strength of observation is that it provides true information since the researcher comes in contact with her/his respondents in the real situation (Kombo and Tromp, 2006). The limitation of this technique is that it can be applied with only limited behavioural variables and the fact that such data might not be generalizable-we can observe a respondent’s behavior at a given moment and situation, but we cannot assume all further respondents acted the same (Kombo and Tromp, 2006). Observation therefore was being used in this study as another technique/instrument for gathering information about the impact of real estate developers on housing growth in Tanzania. In order to simplify the observation process, the researcher was developed an observation checklist. However, the researcher was flexible to note any important information even though was not being specified earlier in the observation schedule.  

3.6 Validation of Research Instruments	
The face validity of the instrument in this study was conducted whereby the researcher discussed them with supervisor, and other experts/peers from the university who are doing MED APPS, and are conversant with research, focusing on the instruments’ relevance, clarity and coverage as far as the research objectives are concerned. In addition, a pilot study was being conducted in Dar es Salaam. The findings were then analysed and amendment/improvement of instruments was done which involved expert opinions from the supervisor.

3.7 Data Analysis Procedures
The collected data was analysed both qualitatively and quantitatively. Qualitative data from interviews with pupils was been subjected to content analysis in order to extract information. Content analysis was used to organize the collected data into categories and coded before they were analysed with Statistical Package of the Social Science (SPSS) version 20 to determine the frequency of occurrence. They were organized under relevant sub-headings to present the information from respondents for easy comprehension. The Quantitative data from respondents questionnaires and documentary review was also be analysed, coded and presented in tables with frequencies and percentages and in graphs for conclusion.

3.8 Data Validity and Reliability 
Reliability defined as the extent to which results are consistent overtime ((Saunders, Lewis & Thornhill, 2012). Reliability has to do with accuracy and precision of measurement procedures. Validity implies applicability and usefulness of the data obtained through such reliable design and all the way to conclusive findings (Kothari, 2007).  Pilot study was done to test whether the tools are truly measuring what they intended to measure (Kothari 2007). Reliability of the tool was being made by piloting the questionnaires before a comprehensive exercise of data collection to see if the tool can give consistent response from different respondents.  

3.9 Ethical Issues and Considerations
In this particular study, ethical principles which was been well forethought out was choice of study subject, research permits, informed consent of the respondents, confidentially and anonymity and sensitivity to cultural norms and values of the area of the study. 

Choice of the Study Subject: The researcher’s choice of study subject was thought upon confidence that there is no a similar study which has been done before.

Research Permits: Permit for the study was processed officially from the office of the Vice Chancellor of the Open University of Tanzania (OUT), whereby clearance letter was obtained. 

Informed Consent: In the respect of participants’ consent, the researcher made all participants aware of the intention and facts of the study (by convening short meetings). Participants were requested to participate in the study willingly, without using any elements of coercion.

Confidentiality and Anonymity: The researcher was ensured confidentiality and anonymity of participants by receiving all information from them with dual respect and that the in-function they provided was been used in accordance with the objectives of this study. All identities of research participants therefore remained anonymous.














4.0 INTERPRETATION, ANALYSIS AND DISCUSSION OF THE FINDINGS
4.1 Demographic Profiles and General Information
Information about background characteristics of the respondents is presented in this section. These characteristics include; distribution of respondents in gender, age, education level and experience as presents percentage distribution of respondents according to estate of residence. Further analysis was done critical information given by respondents on their growth of which results were analyzed from SPSS.

4.1.1 Age 
Respondents between the ages of 10-20 are 9.3%, whereas those 21-30 were 12.7% while those with 31-40 were 26.7% whereas those above 51years are only 16%. Most respondents are between the ages of 41-50years with a huge proportion of 35.3% This indicates people below fifty years are engage much and found in many project of real estate development in Tanzania as indicated in Figure 4.1. 


Figure 4.1:  Descriptive Statistics of Respondent's Age
Source: Field data (2017)
4.1.2 Descriptive Statistics of Respondent's Education
There were no respondents who had reached only primary school level of whose proportion was 0%. Those with certificate level were only thirty-two which was a proportion of 21.3% whereas master level where only twenty-two with proportion of 14.7% where only thirteen respondents which represented a proportion of 8.7% were The highest respondents were University graduates who were fifty-three in total thus taking a chunk of the proportion at 35.3% and diploma level were forty-three in total and proportion of 28.7% % respectively as indicate in Table 4.1.








Source: Field data 2017

The study indicates that no respondents holding masters’ degree or PhD as the highest academic qualification who was involved in this study is that most of respondents who hold master and PhD normally are promoting and transferred to another activity especially in administration activities. 

4.1.3 Descriptive Statistics of Respondent's Gender
Regarding the distribution of respondents by gender, it can be observed from below table 4.2 that majority of the respondents 64.0% were male while 36 % were female. This implies that the real estate development mainly attracted the male to the big extent compare to female.









In order to know the experience that respondents had in their field of real estate development, age ranges were posed. The result indicates that the majority had the experience of 11 and above years with 59 (39.3%) out of all 150 respondent participated in the study, while 1-5 years’ experience were 48 respondents with 32% respectively, and only 28.7% of respondents had experience of 6 to 10 years as indicated in Table 4.3.






Source: Field data 2017

4.2 Real Estate Development and Physical Planning Guidelines
This was the first objective, to explore the relationship between Real Estate Development and physical planning guidelines. The study also tried to establish the extent to which a Real Estate Development conforms to the physical planning guidelines”. In the first case, respondents were asked whether housing developments in the estates had followed physical planning guidelines. Consequently, 78.3% of the respondents indicated that housing developments in the estates had been guided by physical planning guidelines specifically in terms of actual 63 building plan (Architectural drawings) approvals by the respective local authority. The Table 4.4 shows responses. 





Source: Field data 2017

From the Table 4.4, it can be noted that 78.3% reported that physical planning guidelines were followed in the housing estates, due to the physical arrangement of the houses and the approval of building plans by the respective local authorities, while 7.2% were not of the same view as they viewed physical planning in a broader perspective of having approved land use zoning in the estate both structure plans and detailed plans, consideration of the drainage layout of the area among others. We observed that many roads do not have open drains running alongside them. In Msasani ward, especially Masaki and Oysterbay sub-wards, we found no drains at all by the roads. However, this does not mean that drains do not exist, or that there is no flowing rainwater and flooding during the rainy season.
  HYPERLINK "https://i1.wp.com/ramanihuria.org/wp-content/uploads/2015/11/drainage-msasani.png"  INCLUDEPICTURE "https://i1.wp.com/ramanihuria.org/wp-content/uploads/2015/11/drainage-msasani.png?resize=941%2C628" \* MERGEFORMATINET  Figure 4.2: A Road Without Drains Next To Them In Msasani Ward 
Source: Field data 2017

We also saw the construction of buildings over streams, for example at Sinza Mori near Big Bon filling station there are commercial buildings (a bar and saloon) built above a stream.
 HYPERLINK "https://i1.wp.com/ramanihuria.org/wp-content/uploads/2015/11/drainage-construction-over-stream.png"  INCLUDEPICTURE "https://i1.wp.com/ramanihuria.org/wp-content/uploads/2015/11/drainage-construction-over-stream.png?resize=941%2C628" \* MERGEFORMATINET Figure 4.3: Construction Over Streams in Sinza Mori
Source: Field data 2017 
In Kijitonyama ward we observed that many buildings are built over water streams or very close to the waterways. We have seen residential buildings being built close to streams as a common problem in unplanned settlements across the city. These structures result in the water not being free to flow and can lead to the buildup of water, increasing the effects of flooding.

Figure 4.4: Residential Buildings In Kijitonyama Ward Built Close To Streams)
Source: Field Data 2017 

4.3 Factors for Real Estate Development on Housing Growth in Tanzania
Eight questions were posed to the respondents who were required to show how would you rate the following factors for real estate development on housing growth in Tanzania? I=Very Low, 2=Low, 3=High, 4= Very High, 5=Extremely High as indicated in Table 4.5.









Financial market regulation 	3.20	1.00	Average
Average 	2.85	0.97	
Source: Field data (2017)

Results from Table 4.5 showed that overall on the Factors for real estate development on housing growth in Tanzania is average (mean=2.85).  The results indicated that there is a poor rate of inflation as indicated in above table (mean= 1.62) and all remain response are average where interest rates were mean=2.85, the same to housing demand, mean =2.85, followed by Land Regulations and Government Incentives, mean= 3.05 both, while Technological innovations and General economic condition had mean= 3.08 while Financial market regulation had mean= 3.20. all these had means above 2.50.

From the Table 4.5 it can also be observed that most all values for standard deviation were above 1 and lower than 1.07 implying that the deviation from the mean was not too big. These findings are confirmed by the study of Debelle (2004), investigation relates to the importance of inflation as a driver of housing prices. On average, across countries, inflation accounts for more than half of the total variation in house prices In the short run, the size of the impact is even larger. Debelle alludes that its contribution nears 90% of the total price variation in the one-quarter horizon and drops to about two thirds over the one-year horizon. This strong influence of inflation is more important when one considers that house prices are measured in real terms. 

There are two potential explanations for this finding. The first relates to the dual function of residential real estate as consumption good and investment vehicle. As such, it is often used by households as the main hedge against the risk that inflation might erode their wealth. The fact that the purchase of property is typically financed with nominal debt makes it more attractive in this respect. A high degree of inflation persistence also suggests that the effects of innovations in inflation on house prices are likely to be felt over longer horizons. Higher uncertainty levels about future expected returns on investments in bonds and equities associated with high inflation also contribute to the attractiveness of real estate as a vehicle for long-term savings. 

4.4 Impact of Real Estate Development on Housing Growth in Tanzania
The fourth objective of the study was analyzing impact of Real Estate Development on housing growth in Tanzania. To analyze this construct, five questions were used and respondents were required to show their extent to which they agreed using a five level likert scale, with the highest level having a weight of 5 (strongly agree) and the lowest level having a weight of 1(strongly disagree).
Table 4.6: Impact of Real Estate Development on Housing Growth in Tanzania

	Mean	Std. Deviation	Interpretation
Changes of Government laws/polices	3.32	1.13	Average 
Increment of taxes	3.32	1.13	Average
Destruction of infrastructure 	3.38	1.21	Average
Increase in   Property Development	3.38	1.21	Average
Technology (internet/cell phone) Population	3.38	1.21	Average
Average	3.35	1.17	
Source: Field data 2017

Results from Table 4.6 showed that overall on the Impact of Real Estate Development on housing growth in Tanzania is average (mean=3.35).  

The results indicated that Changes of Government laws/polices (mean =3.32), this means that the Real Estate Development on housing growth in Tanzania play a big role changes of government laws/polices in Tanzania especially in real estate sector. The same to Increment of taxes, Destruction of infrastructure, increase in   Property Development, Technology (internet/cell phone) Population had average responds. All these had means ranging from 3.38 to 3.32 in descending order.

From the Table 4.6 it can also be observed that not all values for standard deviation were above 1, this implying that the deviation from the mean was not too big. These findings are confirmed by the study of Rijksoverheid (2012) who state that, real estate development is intrinsically linked to almost every major area of government policy. A specific public policy aim is to improve the conditions in which people live, work and relax, suggesting a spatial link between residential and commercial real estate development. However, according to Glascocla, et al. (2002) and Hilbers et al. (2001) macro factors that influence real estate investment include: economic growth, population growth, income level and interest rate. It was observed that Real Estate is among the 75% responding activities investment of companies in Tanzania (Tanzania Investment Report, 2012).
























5.0 CONCLUSION AND RECOMMENDATIONS
5.1 Conclusion 
The purpose of the study was to determine the impact of Real Estate Developments on land value dynamics in the peri urban areas of Dar es Salaam region. Research findings indicate that majority of the respondents agreed that Real Estate Development had influenced land values in the area. This was due to increased cost of land and the cost of living in the area; the available social facilities/services like water, power and roads had also increased the demand for plots of land in the area. Well-organized and planned permanent settlements have been built thus increasing the aesthetic value of the area. 

The study established that all real estates studied had been constructed on Kinondoni district land. This implies that Real Estate Development is favoured on Kinondoni land due to the freedom of ownership it guarantees the owner mainly in form of land title. It is therefore implied that security of tenure under Kinondoni district land is one of the main reasons why it is preferred for Real Estate Development. Other reasons given to explain the preference of Kinondoni district land tenure for estate development were private ownership of land, lack of government intervention and fewer limitations on development programs to be undertaken by the land owner. 

In this study the majority of the respondents indicated that housing developments in the estates had been guided by physical planning guidelines. Evidence of physical planning in terms of master plans, land sub division layouts were observed in some estates of Dar es Salaam projects. It was noted that physical planning is of great significance in promoting organised human settlements. 

The study indicates that several social services/facilities like education facilities, water, health centres, electricity and recreational facilities have been established in the facilities. In addition, real estates had access to roads, which were opened, security is provided in the estates to protect the lives of the people and their properties, collection points for solid waste management were also put in place. Most of these services are benefits from estate development. All in all, since Real Estate Development is still a relatively new event in Tanzania, it is hoped that the provision of social services, physical planning within and around the estates will continue to improve these areas. 

5.3 Recommendations 
The study puts forward the following recommendations arising from the intended objectives of the study. The process and procedure of obtaining land titles under leasehold, which is a security of ownership should be well streamlined and made faster especially under the towns land in order to assure people of the rights to ownership. This uncertainty of ownership on the leasehold tenure ship accounts for a number of the slums, which are developed, on this form of land tenure. 
i.	There is a need for the government to expedite the ongoing land laws, regulations and policies from the land acquisition process to obtaining a title deed
ii.	The study also recommends improving on the infrastructural development including roads, communication, energy resources, water resource and improved security among other important services that promote investment culture.
iii.	There is need for an affirmative action to regulate real estate pricing, rental values to attract more local participations/clients thus be able to generate more revenue to facilitate capital accumulation, financial sustainability and economic growth.
iv.	Planning is a multi- dimensional profession which addresses issues concerning all sections of people, low, medium and high income, therefore private estates developers should be encouraged or advised to also carter for the low-income earners as a way of giving back to the general community in order to avoid the creation of other informal settlements. 
v.	The study also recommends the promotion of pro-poor planning as a means of poverty reduction, inclusion of the poor, marginalized groups and to achieve a gender balanced approach in development. 
vi.	There is need for promoting of master plan preparation to act as a guiding tool for land subdivision which has to be approved by the respective planning authorities. The study found out a number of the people in the communities studied did not know what planning is all about, its importance to the development of the estates and how physical planning was different from just having the building plans approved. 
vii.	The study therefore recommends massive community sensitization on the importance and benefits of physical planning to sustainable development and improved living environment. This is an intervention that requires both the central government and the local government because it is a nationwide concern. 
viii.	In Tanzania, land is a free market commodity and the right set the price entirely lies in the hands of the seller and this has therefore forced the price for land on a higher side. There is therefore need for government intervention in the control of land pricing to ensure equitable access to land by all sections of the people in the society. 

5.4 Areas for Further Study 
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SECTION A: GENERAL INFORMATION
1.	Name (optional)………………………………………………………………….
1.	Age     10-20
            21-30 
                        31-40
                        41-50         
                        51 and more 
    
      3. Academic qualification 
                        i) Certificate
                        ii) Diploma 
                        iii) Degree          
                        iv) Post graduate
                        v) Master Degree




a)   1-5 years
b) 6-10 years
c) 11-15 years
d) 16 and above 

This questionnaire seeks a common understanding of the of real estate developers on housing growth in Tanzania: a case of national Housing Corporation.  By filling this questionnaire, you are contributing to a body of knowledge that this master work seeks to build in our context. I guarantee you total confidentiality where you indicate your views should not be published.

SECTION A: Real Estate Development and physical planning guidelines 

1. As a resident of this area, do you have evidence to indicate that this housing estate followed the physical planning guidelines?
                    1 [ ] yes
2	[ ] no
2.(a) if yes, what indicates that physical planning guidelines were followed?
-------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------- 
   (b) if no, why do you think the physical planning guidelines were not followed? 
-------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------- 










SECTION B: factors for real estate development on housing growth in Tanzania 










8	Financial market regulation 					


SECTION C: impact of Real Estate Development on housing growth in Tanzania




	                            Attributes	1	2	3	4	5
1	 Landlords and property owners increased rent/lease charges					
2	Increase  in   Property Development					
3	Technology (internet/cell phone) Population growth					
4	 Changes of Government laws/polices					
5	Increment of taxes					

THE END




















